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I1.

III.

Iv.

RECOMMENDATION

Staff recommends that the Staff Hearing Officer approve the project, subject to the findings and
condition in Section V1 of this report.

SITE INFORMATION AND PROJECT STATISTICS

A. SITE INFORMATION
Applicant: Natalie Cope Phillips Property Owner: Philip Black
Parcel Number: 027-012-002 Lot Area: 3,926.84 sq. ft.
General Plan: Medium High Density Zoning: Residential Multi-Unit and Hotel
Residential 15-27 du/acre (R-MH)

Existing Use: Residential Single Unit ~ Topography: 4.38%
Adjacent Zoning/Land Uses:

North — R-MH; 1902 Castillo St. — Residential Single Unit (one-story)
East — R-MH; 319 W. Pedregosa St. — Multi-Unit Residential (two-story)
South — R-MH; 1830 Castillo St. — Residential Single Unit (one-story)
West — R-MH; 335 W. Pedregosa St. — Residential Single Unit (one-story)

B. PROJECT STATISTICS

Existing Proposed
Living Area 876 sq. ft. (net) 876 sq. ft. (net)
Garage w/Storage 226 sq. ft. (net) 0 sq. ft. (net)
Accessory Area N/A 428 sq. ft. (net)

C. PROPOSED LOT AREA COVERAGE

Building 1,417 sq. ft. (36%)
Hardscape 651 sq. ft. (16%)
Landscape 1,859 sq. ft. (48%)

ZONING ORDINANCE CONSISTENCY

Standard Requirement/Allowance Existing Proposed
Setbacks

- Front 10 ft. 10 ft. 10 ft.

- Interior 6 ft. 1 ft. 1ft.

- Rear 6 ft. 0 ft. 0 ft.
Parking 1 covered/uncovered 1 covered 1 uncovered

Open Yard 500 sq. ft. 775 sq. ft. 711 sq. ft.
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Accessory
Dwelling Unit
- Floor Area 600 sq. ft. max. N/A 428 sq. ft.
V. DISCUSSION

The proposed project includes the demolition of an existing 226 square foot nonconforming one-
car garage with a storage area and the construction of a two-story Accessory Dwelling Unit with
a laundry area to serve both the primary residence and the Accessory Dwelling Unit.

Nonconforming Interior Setbacks and Open Yard

The existing one-car garage with the attached storage area is nonconforming to the required 6’-
0” interior setbacks with a 0’-0” setback along the southerly lot line, and a 1°-0” setback along
the westerly lot line. In addition, the subject parcel is currently nonconforming to required open
yard as it only provides 775 square feet of the required 800 square feet on a lot less than 5,000
square feet pursuant to SBMC 830.140.140.C.1.a. The project qualifies for additional relief to
the open yard square footage requirements because of the proposal for an Accessory Dwelling
Unit. Per the City’s Accessory Dwelling Unit Ordinance, only 500 square feet of open yard is
required on a lot less than 6,000 square feet (SBMC 830.185.040.0.1.a) when the lot is developed
with an Accessory Dwelling Unit.

Design Review

The project was first reviewed by the Historic Landmarks Commission (HLC) on December 12,
2018 and again on January 23, 2019. On January 23, 2019, the project was continued indefinitely
to the Staff Hearing Officer with comments. HLC determined that the design is aesthetically
appropriate, pleasing and supportable. They requested the applicant to study a skirt or a
traditional form at the base of the structure for the Craftsman style. In addition, they requested
additional study of the window on the front elevation as the vertical window is out of place. Refer
to Exhibit C for HLC Minutes.

Relevant Code Sections

The proposed demolition of the existing nonconforming garage and storage area to construct a
two-story Accessory Dwelling Unit does not qualify for the replacement of demolished
nonconforming structures pursuant to SBMC 830.165.080.B because the replacement structure
(an Accessory Dwelling Unit) is not the same use classification as the garage. Although the
Accessory Dwelling Unit is proposed in the same location as the existing garage, only a garage
with the same footprint would qualify for the nonconforming setback relief. Under the City’s
Accessory Dwelling Unit ordinance there is a special rule for garage conversions (SBMC
830.185.040.L.1). Specifically, no setbacks are required for a garage that is converted to an
Accessory Dwelling Unit. This particular code section does not apply to the proposed project
because the project is to demolish and rebuild the Accessory Dwelling Unit as opposed to
converting the existing garage. However, staff believes it is worth noting that had the garage been
converted to an Accessory Dwelling Unit, no interior setback modifications would be required
for the first floor to have zero setbacks on both sides.
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Modification Request and Required Findings

The applicant is requesting an interior setback modification to allow for the construction of the
first story portion of a new two-story Accessory Dwelling Unit with zero setback from the interior
(southern) property line where a 6°-0” setback is required. This proposed location is the same as
the existing nonconforming garage and storage shed.

A second interior setback modification is requested to allow for the construction of the first-story
portion of a new two-story Accessory Dwelling Unit with a 1’-0” setback from the interior
(western) property line where a 6°-0 setback is required. This second modification request also
includes the construction of a new second-story addition located 5’-0” from the westerly lot line
instead of the required 6’-0” setback; and the addition of a new 7’-0” wide landing to encroach
3’-0” into the interior setback (SBMC §30.165.090.B.9, Table 30.20.030.B, and §30.250.030).
The proposed location of the first floor is the same as the existing nonconforming garage and
storage shed.

Per SBMC 830.250.030.F, the Staff Hearing Officer is required to make the following findings
to approve the requested modifications:

1. The Modification is consistent with the general purposes of the Zoning Ordinance or the
specific purposes of the zoning district in which the project is located; and

2. The Modification is necessary to accomplish any one of the following:
a. Secure an appropriate improvement on a lot; or

b. Prevent unreasonable hardship due to the physical characteristics of the site or
development, or other circumstances, including, but not limited to, topography, noise
exposure, irregular property boundaries, proximity to creeks, or other unusual
circumstance; or

c. Result in development that is generally consistent with existing patterns of
development for the neighborhood, or will promote uniformity of improvement to
existing structures on the site; or

d. Construct a housing development containing affordable residential units rented or
owned and occupied in the manner provided for in the City's Affordable Housing
Policies and Procedures.

Setbacks - Purpose and Intent

Per SBMC 8§30.140.160, setbacks are intended to provide a sense of openness, visibility, light,
and air between buildings; establish a consistent development pattern; create variation in building
facades; provide adequate buffering between adjacent land uses; and allow opportunities for
landscaping.

Accessory Dwelling Units — Purpose and Intent

Per SBMC 830.185.040, Accessory Dwelling Units expand opportunities in the City to create
additional housing to suit the spectrum of individual lifestyles and space needs, allow more
efficient use of existing housing stock and public infrastructure, and provide a range of housing
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opportunities. In addition, the purpose of Accessory Dwelling Units is to allow an accessory use
to single residential units, consistent with California Government Code Section 65852.2 or
65852.22, as applicable. Further, the intention of the Accessory Dwelling Unit ordinance is to
promote Accessory Dwelling Units with high-quality design that are compatible with the
surrounding neighborhood, historic resources, and historic districts; preserve the City’s visual
resources; promote long-term sustainability; and contribute to a desirable living environment.

Interior Setback Modification (southerly lot line)

With the submitted project, the applicant proposes to demolish the existing nonconforming
garage and storage area and construct a two-story Accessory Dwelling Unit with a separate
laundry area serving both the primary residence and the Accessory Dwelling Unit. The first-story
portion of the two-story Accessory Dwelling Unit is proposed in the same location as the
nonconforming garage and storage area. Per SBMC 8§30.20.030.B, the project is required to
comply with the 6°-0” interior setbacks. However, the applicant is proposing the first-story
portion of the Accessory Dwelling Unit to have a 0’-0” setback from the southerly interior lot
line (in the same location as the existing garage and storage area). The second-story of the
Accessory Dwelling Unit is not included in the southerly interior setback modification request
because it complies with the required 6°-0” interior setback.

Staff is supportive of the proposed southerly interior setback modification as the design proposes
to reconstruct the Accessory Dwelling Unit in the exact location of the existing garage. Although
the project does not qualify for the special rule for a garage conversion into an Accessory
Dwelling Unit pursuant to SBMC §30.185.040.L.1 because the project is a demolition/rebuild,
staff finds that had the applicant proposed to convert the garage and storage area into an
Accessory Dwelling Unit, it would qualify for no setbacks and therefore, no modifications for
the first floor encroachments. Further, all additions would respect required setbacks and
Accessory Dwelling Unit open yard standards (SBMC §30.20.030.B and §30.185.040). Staff also
supports the proposed project because the applicant is not proposing any openings within the
setback, which helps address privacy, noise and lighting concerns with adjacent properties.

Interior Setback Modification (westerly lot line)

The applicant is also requesting an interior setback modification to construct the first-story
portion of the Accessory Dwelling Unit within the required 6’-0” westerly interior setback. The
first-floor portion of the Accessory Dwelling Unit is proposed in the same location as the existing
nonconforming garage with a 1’-0” setback from the westerly interior lot line. The modification
request also includes the construction of a second-story addition to be located 5’-0” from the
westerly interior lot line (instead of the required 6°-0” setback); and the addition of a new 7°-0”
wide landing to encroach 3’-0” into the required interior setback. The landing is not an allowed
encroachment pursuant to SBMC 830.140.090.C.6 (General Encroachments — Landings and
Outside Steps) because the proposed landing size exceeds the minimum size required by the
Building Code.

Staff is supportive of the proposed project as the design would reconstruct an accessory building
in the same westerly setback location as the existing garage. To mitigate any potential privacy
concerns, no openings are proposed within the setback for either the first or second story. Further,
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VI.

the proposed addition outside of the existing garage footprint respects open yard and setback
requirements. It is also worth noting that the proposed second story addition is 5°-0” from the
westerly lot line. The City’s Accessory Dwelling Unit Ordinance (SBMC 8§30.185.040.L.2)
allows a 5’-0” setback from the interior lot line when the Accessory Dwelling Unit is built over
a garage. Although the special rule does not apply in this instance (because the garage is being
demolished), the proposed second story meets the development standard had it been constructed
over a garage. Staff is also supportive of the proposed landing to encroach into the westerly
interior setback because aesthetically it creates a strong first impression when viewed from the
curb. The proposed landing and stairs not only help identify that there is a second unit on site,
but they also create a prominent design element, specifically a grander facade and entrance. On
a more practical note, the landing provides a usable front entrance in which to bring items in and
out. Further, the proposed landing has enough space to add flourishes such as landscaping and
planters that would provide additional aesthetic appeal on par with the historic bungalow.

Environmental Review

The Environmental Analyst has determined that the project is exempt from further environmental
review pursuant to the California Environmental Quality Act Guidelines Section 15303 (New
Construction of Small Structures) and 15305 (Minor Alterations in Land Use Limitations).
Additionally, none of the exceptions to the exemptions (Section 15300.2) apply.

According to the City’s Master Environmental Assessment (MEA) Report, the project is located
in an archaeological sensitivity overlay area. An Archaeological Letter Report prepared by David
Stone, RPA, of Wood Environment and Infrastructure Solutions, Inc. dated November 19, 2018
was submitted confirming the absence of archaeological resources at the subject property. Based
on the absence of prehistoric cultural remains, the proposed project is not considered to have the
potential to impact intact significant or important historic or prehistoric cultural remains. As such,
the City’s standard archaeological conditions would apply. The MEA Report also identified that
the project is located in the floodplain. A base flood elevation determination was prepared by the
City’s Floodplain Coordinator on June 29, 2018. The project is required to have the lowest floor
one foot above the Base Flood Elevation (BFE), which would be reviewed at time of building
permit application.

This parcel is located in the Demolition Review Study Area and is also listed on the City of Santa
Barbara’s Potential Historic List as the Bowman Bungalow, and is eligible to be designated a
Structure of Merit. The City’s Urban Historian reviewed the plans and determined that no
negative impacts to historic resource are anticipated as a result of the proposed project. Further,
the proposed accessory dwelling unit would not have a negative impact on the eligibility of the
building to be designated a Structure of Merit.

Because the total square footage of impervious area is less than 500 square feet, Tier I Storm
Water Management Program Best practices are voluntary.

FINDINGS AND CONDITIONS

The Staff Hearing Officer finds that the Interior Setback Modifications are consistent with the
purposes and intent of the Zoning Ordinance, specifically the intent of expanding opportunities
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in the City to create additional housing and promoting Accessory Dwelling Units with high-
quality designs that are compatible with historic resources. The Staff Hearing Officer also finds
that the Interior Setback Modifications are necessary to secure an appropriate improvement on
the lot by allowing an Accessory Dwelling Unit as an accessory use to the single residential unit.
In addition, the proposed project is consistent with the development pattern of the neighborhood,
specifically the nearby properties that have zero interior setbacks for accessory buildings (mostly
existing nonconforming garages). While the proposed Accessory Dwelling Unit encroaches into
the required interior setbacks, the first story portions are in the exact location as the existing
nonconforming garage and storage area. No openings are proposed in the setbacks, thereby,
mitigating potential privacy, noise and lighting issues. Similarly, no openings are proposed for
the second story portion of the Accessory Dwelling Unit that encroaches into the westerly interior
setback. For that portion of the second story, the Accessory Dwelling Unit is proposed to be a
total of 5’-0” from the westerly interior setback. Per SBMC 830.185.040.L.2, an Accessory
Dwelling Unit is allowed to be a minimum of 5’-0” from the interior lot line if located above a
garage. Although this would not apply to the proposed project due to it not being over a garage,
it is an appropriate and reasonable request to have a 5’-0” setback for a second story portion that
has no door or window openings.

The two-story accessory dwelling unit is proposed on a small lot totaling 3,927 square feet.
Despite the constrained lot, the project manages to stay within the existing footprint of the
existing garage and storage area, and the proposed 81 square foot addition respects the R-MH
Zone setbacks and open yard requirements. The project includes a second story in order to
accommodate a bedroom for the Accessory Dwelling Unit, and the overall unit size of 428 square
feet (net) meets the 400 square foot floor area minimum requirement for a one-bedroom unit. In
addition, the proposed project is able to provide shared laundry facilities for both the primary
residence and Accessory Dwelling Unit. Incorporating the second floor into the proposed project
allows the Accessory Dwelling Unit to conform to a one-bedroom residential unit floor area size
requirements and provides 711 square feet of open yard when only 500 square feet is required.

The front landing is also an appropriate improvement on the lot to create a formal entrance to the
Accessory Dwelling Unit. The landing’s 3’-0” extension into the interior setback contributes to
a desirable living environment by creating a more prominent design element and a more
functional front entry to bring items in and out, to decorate, and to complement the high quality
design of the primary residence’s historic bungalow aesthetic.

Said approval is subject to conditions:

1. Archaeological Resources Contractor Notification. Standard discovery measures
shall be implemented per the City Master Environmental Assessment throughout
grading and construction: Prior to the start of any vegetation or paving removal,
demolition, trenching or grading, contractors and construction personnel shall be
alerted to the possibility of uncovering unanticipated subsurface archaeological
features or artifacts. If such archaeological resources are encountered or suspected,
work shall be halted immediately, the City Environmental Analyst shall be notified
and the Owner shall retain an archaeologist from the most current City Qualified
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Exhibits:

Archaeologists List. The latter shall be employed to assess the nature, extent and
significance of any discoveries and to develop appropriate management
recommendations for archaeological resource treatment, which may include, but are
not limited to, redirection of grading and/or excavation activities, consultation and/or
monitoring with a Barbarefio Chumash representative from the most current City
qualified Barbarefio Chumash Site Monitors List, etc.

If the discovery consists of possible human remains, the Santa Barbara County
Coroner shall be contacted immediately. If the Coroner determines that the remains
are Native American, the Coroner shall contact the California Native American
Heritage Commission. A Barbarefio Chumash representative from the most current
City Qualified Barbarefio Chumash Site Monitors List shall be retained to monitor all
further subsurface disturbance in the area of the find. Work in the area may only
proceed after the Environmental Analyst grants authorization.

If the discovery consists of possible prehistoric or Native American artifacts or
materials, a Barbarefio Chumash representative from the most current City Qualified
Barbarefio Chumash Site Monitors List shall be retained to monitor all further
subsurface disturbance in the area of the find. Work in the area may only proceed
after the Environmental Analyst grants authorization.

A final report on the results of the archaeological monitoring shall be submitted by
the City-approved archaeologist to the Environmental Analyst within 180 days of
completion of the monitoring and prior to any certificate of occupancy for the project.

A. Site Plan (under separate cover)
B. Applicant's letter, dated May 5, 2019
C. HLC Minutes dated January 23, 2019

Contact/Case Planner: Ellen Kokinda, Assistant Planner

(EKokinda@SantaBarbaraCA.gov)
630 Garden Street, Santa Barbara, CA 93101
Phone: (805) 564-5470 x4559



City of Santa Barbara
California

*** SEPARATELY DISTRIBUTED EXHIBIT A ***

Exhibit A: The exhibit for this Staff Report has been distributed separately.
A copy of the site plan is available for viewing at the Planning
and Zoning Counter located at 630 Garden Street,
Santa Barbara, CA between the hours of 8:30 a.m. and 4:30 p.m.,
Monday through Thursday, and every other Friday.

Please check the City Calendar at www.SantaBarbaraCA.gov to
verify closure dates.

EXHIBIT A


http://www.santabarbaraca.gov/







' ARCHITECTS

The major benefit of keeping the footprint of the existing structure is to allow for more usable
living space. It also keeps the visual integrity of the building, allowing for a stepped look when
transitioning from the first to second floor. The proposed additions respect the privacy of
neighboring properties through use of skylights on the first floor and high windows on the

second floor.

Sincerely,

Natalie Cope Phillips
(Property Owners Agent)

330 East Canon Perdido St., Suite A Santa Barbara, CA 93101 Phone: (805) 962.4575
www.csa-arch.com email: csa(@csa-arch.com




Historic Landmarks Commission Minutes January 23, 2019

CONCEPT REVIEW - CONTINUED

3. 331 W PEDREGOSA ST R-MH Zone
(2:05) Assessor's Parcel Number: 027-012-002

Application Number: MST2018-00613

Owner: Philip Black

Architect: Natalie Cope Phillips

(Bowman Bungalow is on the City's List of Potential Historic Resources as it is eligible to be
designated a Structure of Merit. Proposal to redevelop an existing garage into a 428 square foot
two-story accessory dwelling unit. Staff Hearing Officer review is required for Interior Setback
Modifications to allow the accessory dwelling unit to be located within the required six foot interior

setbacks.)

(Second Concept Review. No final appealable decision will be made at this hearing. Staff
Hearing Officer review is required for Interior Setback Modifications to allow the
Accessory Dwelling Unit to encroach in the required six-foot interior setbacks. Project

was last reviewed on December 12, 2018.)

Actual time: 2:08 p.m.

Present: Natalie Cope Phillips, Architect, CSA Architects; Elsa Reader, CSA Architects; and
Philip Black, Owner

Public comment opened at 2:16 p.m.
The following individual spoke:

1. Anna Marie Gott

Public comment closed at 2:17 p.m.

Motion: Continue indefinitely to the Staff Hearing Officer and return to Consent with
comments:
1. The design is aesthetically appropriate, pleasing, and supportable.
2. Study a skirt or 2 more traditional form at the base of the building for the

Craftsman style.

3. Study the window on the front elevation as the vertical window is out of place.
4. The Commission would be supportive of an eave extension.

Action: Ooley / Mahan, 7/0/0. (Drury and Edmunds absent.) Motion carried.
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